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I .  INTRODUCTION  
 

This document serves as an application by the City of Fitchburg to amend its Central Urban Service 

Area (hereafter ñCUSAò) and the Dane County Land Use and Transportation Plan and Dane County 

Water Quality Plan for the purposes of including the whole of the Northeast Neighborhood in the CUSA 

and providing sanitary sewer, water, and other urban services therein.  

 

This document consists of four Elements as follows, 1. ï 4.: 

 

1. Introduction 

2. Existing Conditions 

3. Future Conditions 

4. Conclusion 

 

The Introduction Element provides an introduction to and an overview of this document and the 

Northeast Neighborhood. The Existing Conditions Element provides an inventory of existing conditions 

in both the City and the Northeast Neighborhood, identifying existing City land use policy and inter-

governmental cooperation efforts, inventorying available developable lands within the CUSA, and 

inventorying the Northeast Neighborhood including location, land use, land ownership, and 

environment. The Future Conditions Element provides an inventory of land use demand in the City and 

also planned future conditions in the Northeast Neighborhood including land use, development phasing, 

and urban services to be provided by the City and other entities. These urban services include but are not 

limited to sanitary sewer, water, storm water management and erosion control, transportation, 

police/fire/emergency medical, parks/open space, and public school systems. The Conclusion Element 

summarizes the major components of this document. 

 

The Northeast Neighborhood encompasses approximately 986 acres or approximately 1.5 square miles 

in the far northeastern corner of the City, north of Lacy Road and east of U.S. Highway 14. The 

Neighborhood is one of eight neighborhoods identified within the Cityôs future urban growth boundary 

in accordance with the City of Fitchburg Comprehensive Plan, adopted by the City of Fitchburg 

Common Council (hereafter ñCouncilò) on March 24, 2009. 

 

The Northeast Neighborhood Plan (see Appendix II herein) was adopted by the Council as an 

amendment (Appendix A3) to the Cityôs Comprehensive Plan (hereafter ñComprehensive Planò) on 

April 27, 2010. The Neighborhood Plan analyzed the Neighborhood and adjacent and proximate lands, 

comprehensively and holistically, and proposed a desired future growth and development pattern for the 

neighborhood, providing a framework in which to evaluate neighborhood development proposals.  

 

The Council, upon recommendation by the City of Fitchburgôs Plan Commission, approved Resolution 

R-18-14 endorsing amendment of the CUSA to include the Northeast Neighborhood on February 25, 

2014 after finding this amendment consistent with the Comprehensive Plan.   

 

The General Community Development Goal for the Northeast Neighborhood, as contained in the 

Northeast Neighborhood Plan, is as follows:  
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To attain a pattern of community development that includes environments suited to a variety of 

needs, including privacy, productivity, convenience, beauty, sustainability and diversity. 

To develop a compact urban community that is both visually and functionally distinct from its 

agricultural surroundings.  

 

¶ Encourage development that is compatible with adjacent land uses; 
 

¶ Ensure that, when the Northeast Neighborhood is completely built-out, it is an 

interconnected neighborhood; mandate that future development proposals consider 

implications of their development on neighboring properties; 
 

¶ Ensure that future development uses appropriate measures to properly manage storm water 

runoff such as site or regional detention/infiltration areas, while incorporating an emphasis 

on storm water quantity and quality; 
 

¶ Strive for a balanced neighborhood by providing for a variety of land uses; 
 

¶ Ensure any phasing program is consistent with the Comprehensive Plan; 

 

Development within the Northeast Neighborhood will be consistent with that goal, other goals identified 

in the Northeast Neighborhood Plan, the Comprehensive Plan, all other applicable plans, and sound land 

use planning and development principles, ensuring preservation of environmental resources and 

minimizing the effects of land use change on these resources, both within the Northeast Neighborhood 

and throughout the region.  

 

Map 1 identifies the location and vicinity of the Northeast Neighborhood. 

 

II.  EXISTING CONDITIONS  
 

This Element provides an inventory of existing conditions in both the City of Fitchburg generally and 

the Northeast Neighborhood specifically. This Element identifies existing City land use policy and inter-

governmental cooperation efforts, and provides an inventory of both available developable lands within 

the CUSA and the Northeast Neighborhood (hereafter ñAmendment Areaò) including location, land use, 

land ownership, and environment.  

 

CITY LAND USE POLICIES AND INTER -GOVERNMENTAL COOPERATION  

 

The Comprehensive Plan established a future urban growth boundary containing land areas 

(neighborhoods) to be considered for future inclusion in the Cityôs CUSA. This future urban growth 

boundary was developed to ensure consistency with the following goals, 1. ï 4.: 

 

1. Maintain the co-existence of the Cityôs urban and rural areas; 

2. Create attractive high-density transit oriented neighborhoods in the City; 

3. Improve the quality of existing developed areas of the City through maintenance and 

redevelopment; 

4. Preserve the integrity and function of the Cityôs natural resources and productive agricultural 

soils; 
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Map 1: Northeast Neighborhood: Location and Vicinity  
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Comprehensive Plan policy states development, on average, shall not exceed 75 acres per year within 

the CUSA. (Development is defined as: Any residential, business, commercial, industrial, or 

institutional land uses and associated required transportation networks, storm water management 

systems, and parks/open space.). City Planning and Zoning Department staff calculates the average 75 

acres per year of development on a rolling five-year average based on City-approved land divisions, 

rezonings, building permits, and future development phasing plans. Over a five-year period, the policy 

requires the average development rate not exceed 75 acres per year, taking into account that in some 

years development may exceed that amount and in other years development may be less than that 

amount.  

 

Comprehensive Plan policy also limits the amount of available developable land within the CUSA to 

1,875 acres (20 years plus 5-year flexibility factor, each at a rate of 75 acres per year). This ñ5-year 

flexibility factorò is taken into account for those landowners within the CUSA that may not want to 

develop their land during a given time period, due to various conditions. Finally, additions to the CUSA 

may exceed the 375 acres per 5 year average, but in no case shall there be more than 1,875 acres of 

available developable land in the CUSA. 
 

The Northeast Neighborhood Plan, adopted as Appendix A3 to the Comprehensive Plan by the Council 

on April 27, 2010, undertook a comprehensive, holistic Systems Analysis of the Amendment Area, 

formulating a vision for the neighborhood, including planned future land uses, to guide neighborhood 

growth and development. The Systems Analysis inventoried and analyzed environmental resources and 

existing and potential infrastructure and urban services, and the relationships between them, to inform 

and guide growth and development in the Amendment Area. The Northeast Neighborhoodôs Planôs 

goals, objectives, and polices were an outgrowth of the Systems Analysis and strive to preserve and 

enhance environmental resources in the Amendment Area, ensuring that development and land use 

change does not significantly compromise the function or integrity of these resources, both within the 

Amendment Area and throughout the region.  

 

The aforementioned land use policies, phasing of formation of neighborhood plans and development 

within these neighborhoods, as well as the land division, land rezone, and building permitting processes, 

are all tools the City utilizes to guide growth and development within its borders and ensure adherence 

to the aforementioned Comprehensive Plan and goals, polices, and recommendations contained therein. 

These policies, tools, and plans, working in conjunction, encourage and promote development of 

compact neighborhoods and redevelopment/infill opportunities in the City.    

 

As the City developed its Comprehensive Plan, notice was sent to surrounding communities including 

the Towns of Dunn, Oregon and Verona, seeking feedback on the Cityôs proposed urban growth 

boundary, as contained in the draft Comprehensive Plan, as well as methods in which the various 

governmental units could potentially cooperate to ensure economical and efficient deliverance of 

services within their respective borders. The City received comment from the Town of Verona Open 

Space and Parks Commission stating the Town would be willing to work with the City Parks 

Department on parks, open space, and trails in those areas in which both the Town and City have a 

mutual planning interest.   

 

The City also sent notice to the City of Madison and the Towns of Madison and Dunn during the 

Northeast Neighborhood Plan development process. A representative from the Town of Dunn attended 

two plan development public meetings and identified the following concerns related to inclusion of the 

Amendment Area in the CUSA and subsequent development of the Area: 



City of Fitchburg                                                             Amendment Application ï Northeast Neighborhood ï March 21, 2014 

5 

 

1. Stormwater management in the Amendment Area and the potential for flooding in the 

Meadowview sub-division in the Town; 

2. The effect of development on groundwater that feed springs in close proximity to the 

Amendment Area; 

3. The effect of development on Lake Waubesa and associated wetlands; 

 

The Town of Dunnôs general position is opposition to development of the Amendment Area. 

 

DEVELOPABLE LAND IN THE CITY CENTRAL URBAN SERVICE AREA (CUSA)  

 

The City currently has developable lands within the CUSA. Table 1 identifies available developable 

land within the CUSA, as of June 1, 2013, by Land Use Type. 

 

Table 1: City of Fitchburg: Available Developable Land 
 

Land Use Type Lots Pads Acres 

Residential ï Single Family 96  23.3 

   Developer/Builder  54  9.3 

   Privately Owned  22  7.0 

   Own Adjacent Lot  20  7.0 

Residential ï Multi Family or Condominium   66.3 

   Multi -family lots 18  40.8 

  Single-family pads  35 11.1 

   Duplex pads  31 8.9 

    Four unit pads  3 1.0 

    Sixteen unit pads  4 3.4 

    Eighteen unit pads  1 1.1 

Commercial/Industrial  42  98.0 

Redevelopment/Infill  18  139.8 

Smart Code ï T5  8  4.7 

Unplatted   793.5 

TOTAL  164 74 1,125.5*  
 

Source: City of Fitchburg Planning and Zoning Department ï 2013  

 

Currently, there is approximately 1,126 acres of available developable land in the CUSA, with 

approximately 23 acres designated for Residential ï Single Family use, approximately 66 acres 

designated for Residential ï Multi -Family or Condominium use, approximately 98 acres designated for 

Commercial/Industrial use, approximately 140 acres designated for Redevelopment/Infill  use, 

approximately 5 acres in the Cityôs Smart Code zoning district, and approximately 794 acres that are 

unplatted.   

 

 

* The City is concurrently applying to bring the North Stoner Prairie Neighborhood into the CUSA, with this Neighborhood 

consisting of approximately 247 developable acres. If the application to bring the North Stoner Prairie Neighborhood into 

the CUSA is approved, an additional 247acres would be available for development. 
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The following categorizes available developable lands in the CUSA as Vacant or Redevelopment/Infill , 

and details the predominant areas in which these lands are located. 

 

Vacant 

 

Uptown 

The Cityôs Uptown Neighborhood consists of approximately 193 potentially developable platted and 

unplatted acres, located just west of the Amendment Area. The Green Tech (Uptown) Neighborhood 

Plan was adopted by the Common Council in 2002, formulating a transit-oriented development vision 

for the neighborhood to include a mix of high-technology and bio-technology businesses, neighborhood-

oriented services, and attached housing options. The U.S. Highway 14/Lacy Road interchange, 

completed in 2012, provides direct east-west access from the highway to the City and the neighborhood 

via Lacy Road. A multi-modal transportation system is envisioned for the neighborhood to 

accommodate planned high-density office, commercial, mixed use, and residential land uses.   

 

The whole of the Uptown Neighborhood is within the Cityôs Smart Code Zoning District, adopted into 

the Cityôs Zoning Ordinance on October 12, 2010. This zoning district is a ñform-basedò district, 

allowing for greater development and administrative flexibility, focusing on land uses that work in 

conjunction to offer a development pattern and form on a more ñhumanò scale. 

 

McGaw Park (North) 

The Cityôs McGaw Park (North) Neighborhood consists of approximately 283 potentially developable 

unplatted acres, located south of Lacy Road, just west of Syene Road. The McGaw Park Neighborhood 

Plan was adopted by the Council on June 9, 2009 and the northern half of the neighborhood was brought 

into the CUSA in 2010 after approval by the Capital Area Regional Planning Commission (hereafter 

ñCARPCò) and the Wisconsin Department of Natural Resources (hereafter ñDNRò).   

 

The neighborhood has various planned land uses. A 76-acre Transit Orientated Development area, in the 

northeastern corner of the neighborhood just south of Lacy Road, is proposed to be highlighted by a 

transit center, to be ringed by higher density and mixed use development. The transit center could be 

served by either light-rail, bus-rapid transit, or both. Additionally, a 36-acre business park is planned in 

the northeast corner of the neighborhood, just south of Lacy Road and a 51-acre business park is planned 

east of the existing Fitchburg Technology Campus. Two mixed-use areas are identified in the 

neighborhood, to include office, residential, and retail uses. One 4-acre mixed use area is planned just 

south of Lacy Road and just east of the existing Waterford Glen Subdivision. Ideal uses in this area 

include neighborhood service uses such as coffee shop, personal services, convenience or grocery store, 

carry-out restaurant, and boutique retail. A 57-acre mixed use area, balancing employment and 

residential uses, is designated for the western portion of the neighborhood, just south of the existing 

Fitchburg Technology Campus. Finally, three low-density residential area and three medium-density 

residential areas are planned throughout the neighborhood. 

 

East of Fish Hatchery Road 

The area east of Fish Hatchery Road, both north and south of Post Road, consists of approximately 23 

potentially developable unplatted acres. This area was identified as appropriate for development in the 

North Fish Hatchery Road Opportunity Analysis and Concept Plan, adopted by the Council on May 11, 

2004, with high-density residential and mixed land uses being designated for this area. The plan called 

for the extension of Post Road to the east of Fish Hatchery Road, providing transportation access to 
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unplatted lands. This road extension was completed by the City in 2012. A 9.8 acre multi-family 

residential project began in this area in 2013. 

 

Seminole Highway and Lacy Road 

The area north of Lacy Road, both east and west of Seminole Highway, consists of approximately 110 

potentially developable unplatted acres. Approximately 40 acres are located east of Lacy Road, westerly 

adjacent to the existing Lacy Heights Neighborhood. This acreage is planned for single-family 

residential use. Additionally, 70 acres, also planned for single-family residential use, are located 

adjacent to the Cityôs westerly boundary. 

 

West of Fitchburg Research Park and East of Swan Creek  

This area, west of the Fitchburg Research park and east of the Swan Creek sub-division, consists of 

approximately 121 potentially developable acres. Approximately 94 acres are located north of Lacy 

Road, with 71 acres planned for low-density residential use, 11 acres planned for medium-density 

residential use and 12 acres planned for industrial-commercial use. Approximately 27 acres are located 

south of Lacy Road, with 9 acres planned for low-density residential use and 18 acres planned for low-

density residential and mixed use.   

 

Other 

The majority of the Cityôs vacant developable residential lands (platted lots) are scattered throughout 

four sub-divisions, 1. ï 4., as follows:  

 

1. Renaissance on the Park; 

2. Oak Meadow; 

3. Waterford Glen;  

4. Swan Creek; 

 

Other vacant developable business/commercial lands are located throughout the City as follows, 1 ï 2.: 

 

1. The Fitchburg Business and Commerce Parks, located south of McKee Road and west of 

Seminole Highway, have essentially built out with a total of 3 vacant lots between these two 

areas.  

 

2. The Fitchburg Technology Neighborhood, located between Fish Hatchery Road both north and 

south of Lacy Road, currently has 29 vacant lots, available specifically for science/technology 

companies, although more land exists for this type of use. This neighborhood is comprised of 

three employment hubs (Fitchburg Center, Fitchburg Technology Neighborhood, and Green 

Tech Village) and is designed as a 2,000 acre live/work/play community. This neighborhood 

offers residential sub-divisions with a variety of housing options that incorporate mixed use retail 

and commercial areas connected by parks, green space, walking/biking trails, and multi-modal 

transportation. 

 

Redevelopment/Infill 

 

The City currently has four redevelopment/infill areas within the CUSA, totaling approximately 140 

acres, as follows, 1. ï 4.:   

 



City of Fitchburg                                                             Amendment Application ï Northeast Neighborhood ï March 21, 2014 

8 

 

1. Orchard Pointe, located in the western portion of the City, just south of McKee Road: This area 

was reclaimed from a former quarry and platted and is planned for commercial retail and 

business uses, with a small portion of the area planned for mixed-use. 

 

2. The northeast corner of the City along Rolfsmeyer Drive, in close proximity to the City of 

Madison: This area formerly consisted of a mixture of businesses and large residential lots. This 

area is designated as a Tax Incremental Financing District (TIF) and is planned for future 

industrial uses. 

 

3. The Traceway Drive area, just west of Fish Hatchery Road: The City is in early discussions with 

the property owner of The Pines and The Fairways apartment complexes to develop a 

revitalization plan for the former Ridgewood Apartments in this area.  

 

4. The north side of McKee Road, and mainly east of Verona Road, as identified in the Cityôs 

Arrowhead Redevelopment Plan adopted by the Council on October 11, 2012: In accordance 

with the Plan, the City will be installing a street from McKee Road to the Verona Road frontage 

road to provide redevelopment/infill opportunities in the area.  

 

Map 2 identifies available developable land with the Cityôs CUSA. 

 

Map 2: City of Fitchburg: Central Urban Service Area (CUSA): 

Available Developable Land 
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NORTHEAST NEIGHBORHOOD  

 

Location 

The Amendment Area encompasses approximately 986 acres or 1.5 square miles. The northern 

boundary of the Amendment Area abuts developed lands within the City of Madison, extending for 

approximately 0.9 miles, just north of East Clayton Road. The southern boundary of the Amendment 

Area abuts agricultural lands within the City of Fitchburg, extending for approximately 0.9 miles, 

paralleling Lacy Road. The western boundary of the Amendment Area abuts the CUSA and parallels 

U.S. Highway 14, extending for approximately 1.8 miles, with the majority of abutting land either 

developed or platted. The eastern boundary of the Amendment Area runs coincident with the City of 

Fitchburgôs eastern border and Larsen Road, extending for approximately 1.7 miles and abutting 

agricultural lands in the Towns of Dunn and Blooming Grove. 

 

Land Use 

Existing land use in the Amendment Area is primarily agricultural with smaller areas containing single-

family residences, woods, and wetlands. Table 2 identifies existing land use in the Amendment Area. 

 

Table 2: Northeast Neighborhood: Existing Land Use 

 

Land Use Type Acres / Percent 
Acres to be in 

Environmental Corridor  

Residential (Rural) 109.0 / 11.0% 5.7 

Rural Development and Commercial 47.7 / 4.8% 1.2 

Agriculture 577.5 / 58.7% 30.4 

Right of Way 101.6 / 10.3% 1.0 

Wetland 135.3 / 13.7% 135.3 

Open Space/Green Space 14.8 / 1.5% 99.9 

Total 985.9 273.5 
 

Source: City of Fitchburg Planning and Zoning Department ï 2013  
 

Agriculture accounts for the largest existing land use in the Amendment Area at approximately 578 

acres (58.7%), with Residential (Rural) accounting for the next largest land use at approximately 109 

acres (11.0%). A total of approximately 274 acres (27.8%) of the Amendment Area are proposed to be 

in Environmental Corridor (lands buffering wetlands, streams, and drainageways), with Wetlands 

entailing a majority of this acreage at approximately 135. 

 

Map 3 identifies existing land use in and surrounding the Amendment Area. 
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Map 3: Northeast Neighborhood:  

Existing Land Use and Surrounding Area Existing Land Use 

 
 


